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Title PLANNING APPLICATION REPORT 

Ward Coley 

Planning Application 
Reference: 231037/REG3 

Site Address: Land adjoining 24 Lesford Road, Reading, RG1 6DX 

Proposed 
Development 

Change of use of private amenity land for the purpose of providing 
parking for a further temporary period (beyond separate approval 
211928 granted on 04/02/2022) of 18 months. 

Applicant Reading Borough Council 

Report author  Jonathan Markwell, Principal Planning Officer 

Deadline: Originally 20/09/2023, but a formal extension of time for the 
determination of the application has been agreed until 06/10/2023 

Recommendations Grant planning permission, subject to conditions as follows: 

Conditions 

1. Temporary permission for 18 months – full reinstatement of 
land to its former private amenity space use and 
reinstatement of the raised kerbs (along Wensley Road and 
Lesford Road) and grass verge (along Wensley Road) 
thereafter 

2. Approved plans 

Informatives 

1. Positive and proactive 
2. Terms of the conditions 
3. Inclusion of a series of photographs to help inform 

reinstatement works as per condition 1.  
 

1. Executive summary 
1.1. Permission was originally granted in February 2022 for parking at the site, for a 

temporary period of 18 months to assist displaced vehicles during close-by 
redevelopment works on Wensley Road. Delays in the completion of the nearby 
redevelopment necessitates this proposal for the space to provide parking for a further 
temporary period of 18 months. No known significant issues have arisen at the site 
since the original proposal and the policy context has not altered, enabling this 
application to be supported.   

2. Introduction and site description  
2.1. The application site is a rectangular shaped space 476m2 in area, located between 

dwellings which front onto Wensley Road to the north and Lesford Road to the south 
(see figure 1 below). Historically, the site has been a lawned, Council-owned, private 
amenity space (see figure 2 below). Since January 2022 the site has been utilised for 
the parking of motor vehicles, with entry from a crossover on Wensley Road and 



vehicles exiting onto Lesford Road (see figure 3 below). Land levels at the site fall 
slightly in a north to south direction.  

 
Figure 1: Extract of Site Location Plan HTA-A-DR-001 

      
Figure 2: July 2019 Google Street Views from Wensley Road (left) and Lesford Road (right) 



 
Figure 3: View of the application site exit looking north from Lesford Road (18/08/2023) 

 

2.2. The surrounding area is predominately residential in nature, including a mix of two 
storey semi-detached and terraced dwellings. Coley Allotment Gardens is located south 
of the application site, whilst Coley Park Community Centre is to the north. St. Mary & 
All Saints CofE Primary School is 150m east of the application site. The number 11 bus 
also passes the site. 

2.3. The application is being considered by the Planning Applications Committee by virtue of 
being a Council’s own application under Regulation 3.  

3. The proposal 
3.1. For the purposes of clarity, it is first referenced that temporary permission was 

previously granted on 04/02/2022 for the use of the private amenity land for parking for 
a period of 18 months. The temporary permission expired on 04/08/2023 (see relevant 
history below at section 4). The current application seeks a further temporary 
permission for the retention of the existing arrangements at the site for another 18 
month period. The application was received on 25/07/2023, prior to the expiry of the 
original temporary permission. However, now that 04/08/2023 has passed, the current 
application is now retrospective. 

3.2. The applicant has explained that construction works are ongoing in relation to nearby to 
Wensley Court, Riversley Court and Irving Court, together with wider redevelopment 
proposals adjacent to these residential tower blocks to provide 46 additional dwellings, 
roads and replacement parking and open space (see section 4 below for full details). 
These ongoing works have displaced some parking spaces, both on street and within 
the parking courts adjacent to the blocks. The proximity of the application site to the 
three residential blocks are shown below at figure 4, together with a site photograph 
from the south looking north at figure 5. There have been some delays in the originally 
anticipated programme of works, most notably associated with obtaining a (highways) 
Stopping Up Order. This has meant that the original completion date has slipped.   



 
Figure 4 – the application site (highlighted in yellow to the right) in context to Wensley Court, 
Riversley Court and Irving Court (highlighted in yellow to the left) 

 
Figure 5 – Ongoing construction works, showing Wensley Court (background) and Riversley 
Court (right). Irving Court is not in photo (further to the left) (18/08/2023) 

3.3. The applicant has also detailed that although hard landscaping works have been 
prioritised in the initial phasing of the redevelopment (as shown in part in figure 5) to 
minimise temporary parking reductions, future works will further reduce on-street 
parking by two spaces for a period of some months and bus services will continue along 
Lesford Road. Accordingly, the purpose of this application is to further extend the 
timespan of the temporary parking space to help mitigate impacts on the highway and 
provide parking for residents during the construction phase. 



3.4. The applicant has advised that the nearby development is now expected to be 
completed by Spring 2024. Hence, the further 18 month period applied for should 
comfortably be sufficient time for all works to be completed on the nearby areas.  

3.5. In terms of the spaces themselves, the intention is for the site to remain as it is 
currently, providing 11 spaces, as shown below in figure 6. Dropped kerbs provide one-
way entry (via Wensley Road) and exit (via Lesford Road) points. Barriers limit the 
height of vehicles (1.9m) able to access the space, with knee high rails and bollards 
provided along the perimeter. Simple signage is provided to direct vehicles into and out 
of the space. ‘Cellpave’ matting has been applied to maintain a grass appearance, 
whilst enabling parking to take place safely.  

 
Figure 6: Extract of Temporary Parking Plan (HTA-A_DR_0003 Rev C) 

3.6. In terms of the Reading Community Infrastructure Levy (CIL), the applicant has duly 
submitted a CIL form. On the basis of the information provided and the nature of the 
proposals it is advised that the scheme is not CIL liable.  

3.7. Plans and information taken into account: 

HTA-A-DR-001 - Site Location Plan 
HTA-A_DR_0003 Rev C - Temporary Parking Plan 
Cellpave AP Specification details by Groundtrax 
Proposed Temporary Car Park Extension of Use Planning Supporting Statement by 
Daryn Inston 
Decision notice for application 211928 at Land adjoining 24 Lesford Road Reading RG1 
6DX 
Committee Report to 2nd February 2022 Planning Applications Committee  
Update Report to 2nd February 2022 Planning Applications Committee 

 



As received 25/07/2023 

4. Planning history  
4.1. The following application relates to the application site: 

4.2 211928/REG3 - Temporary Change Use of private amenity land for the purpose of 
providing temp parking for a period of 18 months (Part Retrospective). Granted 
04/02/2022.  

4.3 The following applications, associated with nearby development to the west of the 
application site on Wensley Road, are also considered to be of relevance:   

4.4 Phase 1 Development (land adjacent to Wensley Court, Riversley Court and Irving 
Court) - 200122 - Demolition of 29 garages and development of 46 new dwelling units, 
including the provision of affordable homes, provided in a mixture of houses and 
apartments (1 bed / 2 bed / 3 bed / 4 bed) in blocks of between 2.5 to 4 storeys, and the 
provision of bicycle parking spaces, car parking spaces and public realm works. 
Granted following completion of legal agreement 16/12/2020. Development is presently 
under construction implementing these works.  

4.5 Phase 2 Development (relating to Wensley Court, Riversley Court and Irving Court) - 
210549/REG3 - Various renovation works to the three tower blocks (Wensley Court, 
Irving Court and Riversley Court), including replacement of the external envelope and 
windows, extended and reconfigured entrance areas incorporating altered refuse and 
recycling facilities, replacement ground floor escape doors, external stairs and windows, 
roof level works, various landscaping works including planting and surface treatments, 
and external cycle parking stores. – Granted 22/07/2021. Development is presently 
under construction implementing these works. 

5. Consultations  
5.1. Statutory & Non-Statutory:  

5.2. RBC Transport - No transport objections given the temporary parking is provided to 
reduce on street parking in the surrounding area whilst the construction works are 
completed. 

5.3. RBC Environmental Protection – No comments.  

5.4. RBC Natural Environment - The car park layout, including use of ‘Cellpave’ (plastic mats 
which allow cars to move over grassed areas), has been implemented as per approval 
211928. The continued use, as approved, for a further 18 months does not raise any 
concerns. As before, a condition should be attached to ensure the land is returned to its 
former use as private amenity space once the temporary use as a car park has ceased. 

5.5. Public:  

5.6. The neighbouring residents on Wensley Road and Lesford Road were formally 
consulted by letter. In addition, two site notices were erected at the site (at the entrance 
and exit points) on 18/08/2023, expiring on 08/09/2023. No responses have been 
received.  

6. Legal context  
6.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that 

proposals be determined in accordance with the development plan unless material 
considerations indicate otherwise.  Material considerations include relevant policies in 
the National Planning Policy framework (NPPF) - among them the 'presumption in 
favour of sustainable development'. However, the NPPF does not change the statutory 
status of the development plan as the starting point for decision making (NPPF 
paragraph 12).  

6.2. In this regard, the NPPF states that due weight should be given to the adopted policies 
of the Local Plan 2019 according to their degree of consistency with the NPPF (the 



closer the policies in the plan to the policies in the NPPF, the greater the weight that 
may be given).  

6.3. Accordingly, the latest NPPF and the following development plan policies and 
supplementary planning guidance are relevant: 

NPPF 2021 
 

2. Achieving sustainable development 
4. Decision-making 
5. Delivering a sufficient supply of homes 
6. Building a strong, competitive economy 
9. Promoting sustainable transport 
11. Making effective use of land 
12. Achieving well-designed places 
15. Conserving and enhancing the natural environment 
 
Planning Practice Guidance (2014 onwards) 

 
Reading Borough Local Plan 2019 

 
 CC1:  Presumption in Favour of Sustainable Development 
 CC3:  Adaptation to Climate Change 
 CC7:  Design and the Public Realm 
 CC8:  Safeguarding Amenity 
 EN8: Undesignated Open Space 
 EN14:  Trees, Hedges and Woodland 
 TR3:  Access, Traffic and Highway-Related Matters 
 TR5:  Car and Cycle Parking and Electric Vehicle Charging 
 

Reading Borough Council Supplementary Planning Documents 
Topics 
Revised Parking Standards and Design (2011) 
 
Other relevant documentation 
Reading Borough Council Tree Strategy (March 2021) 

7. Appraisal 
7.1. The main considerations are:  

• Land use matters 

• Design and landscaping 

• Amenity 

• Transport 

• Other matters 

i) Land use matters 

7.1.1 The pre-existing private amenity land is recognised as an undesignated open space in 
the Borough, as per Policy EN8 of the Local Plan. The pre-existing site provided a 
green buffer to soften the predominantly suburban surrounding area. The policy 
specifies that there will be a presumption in favour of the retention of undesignated 
open spaces and that development should not result in the loss of or jeopardise the use 
and enjoyment of undesignated open space. In this case it is important to note that the 
application is temporary in nature, for a further period of 18 months, by which time the 
land will be returned to its pre-existing use as private amenity land. Accordingly, whilst 
there would be a further temporary loss (which when combined with the original 
permission would cumulatively total a period of 3 years), the loss would not be 



permanent, which in this particular case provides a basis for justifying the proposals. It 
is also noted that the pre-existing site included fencing at both ends, preventing public 
access to the space, meaning the effect of the temporary loss of the space is 
downplayed in terms of jeopardising the use). With the inclusion of the recommended 
condition to return the site to its former use by the end of the proposed 18 month period, 
the proposals are considered to align with the principles of Policy EN8 (Undesignated 
Open Space).  

ii) Design and landscaping 

7.2.1 At the time of the original permission (see section 4 above), specific features were 
proposed to assist in protecting the green buffer appearance of the pre-existing site. 
Most predominantly, this included a “Cellpave” paving tile which allows grass to grow 
through the tile, in order to enable the continuation of a green buffer of sorts to remain. 
At the time of the officer site visit on 18/08/2023, this was shown in practice (see figure 
7 below). 

  
Figure 7: Left: View of the application site looking south from the Wensley Road entrance 
(18/08/2023). Right: Extract of Cellpave specification details 

7.2.2 Whilst it is acknowledged that the temporary use of the site does represent a significant 
visual departure from the pre-existing arrangements (see figure 2), the utilitarian 
elements of the proposals (such as the entrances and signage) are necessary for the 
purpose of the proposal, with the inclusion of the paving tile evidently assisting in the 
mitigation of the impact during the temporary period. The paving assists as far as 
possible in maintaining the character and appearance of the area, in accordance with 
Policy CC7 (Design and the Public Realm). The design shortfalls of the temporary 
proposals are considered to be outweighed by the separate benefits of the proposals, 
as explained elsewhere within this appraisal, but most notably the provision of parking 
to offset temporary losses associated with nearby separate redevelopment proposals.  

7.2.3 In respect of other components of Policy CC7, the site is considered to be suitably 
accessible and safe for the proposed use, with views through the site being possible 
from both Lesford Road and Wensley Road.  

7.2.4 With specific regard to tree and landscaping matters, the Natural Environment officer is 
content with the further temporary nature of the proposals, as detailed in section 4 
above. At the time of the original permission the Cellpave was noted as assisting the 
protection of the existing conifer trees at No. 159 Wensley Road. Based on the officer 
site visit there did not appear to be any harmful impacts to existing nearby trees caused 
by the proposed use to date.  

iii) Amenity 

7.3.1 The continued use of the site for parking for a further 18 months is not considered to 
result in any significantly detrimental impacts to the living environment of existing 



neighbouring residential properties. The inclusion of height barriers and bollards are 
considered necessary to reduce the likelihood of potential unauthorised encampments, 
while the Environmental Protection response (see section 4 above) raises no 
comments. Whilst it is acknowledged that for neighbouring occupiers there has been a 
change in the local context, with potential for increased noise and disturbance, 
vibrations, fumes and crime/safety concerns being experienced, given the limited 
number of spaces available at the site, this helps downplay the majority of these 
potential issues. The officer site visit indicated that boundary treatments between the 
site and the neighbouring properties had been maintained (see figure 8 below), 
assisting in reducing possible crime/safety concerns.  

 
Figure 8: View from with the application site looking south  

towards the Lesford Road exit (18/08/2023) 

7.3.2 It is noted that the original permission included a condition preventing the installation of 
any external lighting until a full lighting assessment was submitted and approved at the 
site. In the intervening time no lighting has been installed (and there is no known future 
intention either) and, based on there being no known significant issues arising at the 
site since its first use, it is therefore not considered necessary to include such a 
condition in this instance. In overall terms it is considered that the proposals comply with 
Policy CC8 (Safeguarding Amenity).  

iv) Transport 

7.4.1 As per section 4 above, Transport officers support the proposed temporary parking to 
reduce on street parking in the surrounding area whilst nearby construction works 
continue to take place. At the time of the original permission the proposals were 
welcomed and considered to make a positive contribution to highway safety by 
removing vehicles from the highway along Wensley Road and Lesford Road, aiding in 
the flow of traffic. As a result, the positive highway safety implications of the proposals 
are  considered to be a key tangible benefit of the proposals. In addition, the spaces 
and signage was previously considered to be appropriate, with this having been 
maintained at the site in the intervening time. Accordingly, the proposals are strongly 
supported from a transport perspective.  

v) Other matters 



7.5.1 Officers are mindful that Planning Practice Guidance states it will be rarely justifiable to 
grant a second temporary permission, with further permissions normally either granted 
permanently or refused (Paragraph 014 Reference ID: 21a-014-20140306). However, 
there is a caveat in this guidance that exceptions can be made in cases where changing 
circumstances provide a clear rationale. In this case the changing circumstances of 
originally unexpected delays to the wider nearby works necessitate a further temporary 
time period being required for parking. Accordingly, the proposals are justified as an 
exceptional case where a second temporary permission is justified.   

7.5.2 It is also acknowledged that the original permission included five separate conditions, 
whereas this proposal recommends only two conditions. The temporary time period 
condition is retained, but is increased in scope to also incorporate the reinstatement of 
raised kerbs and verges, which were previously separately referenced in condition 5 of 
211928. In effect, conditions 1 and 5 are now combined. The approved plans condition 
remains unaltered. As discussed in the amenity section above, the previously included 
lighting condition is no longer considered necessary. The 211928 permission also 
included a compliance condition in relation to the retention of signage. This condition is 
not considered necessary on this occasion, as it is shown on the parking plan 
submitted, so is adequately covered by the approved plans condition given this will 
specify these details will be retained for the duration of the use for the temporary period. 
Planning Practice Guidance recommends that conditions are generally minimised 
wherever possible; this has been applied in this case.  

8. Equality implications 
8.1. Under the Equality Act 2010, Section 149, a public authority must, in the exercise of its 

functions, have due regard to the need to— 

• eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under this Act; 

• advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; 

• foster good relations between persons who share a relevant protected characteristic 
and persons who do not share it. 

 
8.2. The key equalities protected characteristics include age, disability, sex, gender 

reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or 
belief, sexual orientation. It is considered that there is no indication or evidence that the 
protected groups have or will have different needs, experiences, issues and priorities in 
relation to this particular application 

9. Conclusion & planning balance 
9.1 As with all applications considered by the Local Planning Authority, the application is 

required to be determined in accordance with the development plan unless material 
considerations indicate otherwise, as per Section 38(6) of the Planning and Compulsory 
Purchase Act 2004.  

9.2 Any harmful impacts of the proposed development are required to be weighed against 
the benefits in the context of national and local planning policies, as detailed in the 
appraisal above. The harmful impacts of the proposals include the continued temporary 
loss of undesignated open space at a site which is a green buffer in a suburban context, 
but this has been partly mitigated through the use of the Cellpave matting system to 
maintain a ‘green feel’ to the character of the space. The temporary nature of the 
application also weighs in favour of the proposal, meaning no permanent change of use 
is permitted. Moreover, the temporary benefits of removing vehicles from the highway 
during the on-going nearby redevelopment works in highway safety terms is considered 
to outweigh any harmful impacts of the temporary proposals.  

9.3 It is considered that officers have applied a suitable planning balance when reaching 
this conclusion. As such, this application is recommended for approval, subject to the 
conditions specified at the outset of this report.  


